
 

 
 

Date: September 9, 2022 

To: Interested Person 

From: Staci Monroe, Land Use Services 
503-865-6516 / staci.monroe@portlandoregon.gov 

 
NOTICE OF A REVISED TYPE II DECISION ON A 
PROPOSAL IN YOUR NEIGHBORHOOD 

 

The original Notice of Decision was mailed on July 29, 2022.  A change to the proposal occurred 
after the original decision was mailed. This revised Notice of Decision captures the changes 
which are described in detail in the Proposal section below and in italics for clarity. 

The Bureau of Development Services has approved a proposal in your neighborhood. The 
mailed copy of this document is only a summary of the decision. 
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you 
can appeal. Information on how to do so is included at the end of this decision. 

 

CASE FILE NUMBER: LU 22-155323 DZ 
EXTERIOR ALTERATIONS 

GENERAL INFORMATION  

Applicant: Steven Glassman | Giulietti Schouten Weber Architects 
2800 NW Thurman St | Portland, OR 97210 
steveng@gswarchitects.net 

 

Owner: Shirley N. Pape Rev Living Trust 
3550 S Bond Ave #2501 | Portland, OR 97239-4728 

 
Owner’s Rep: Hilary Krane 

4636 SW Humphrey Ct | Portland, OR 97221 
 

Site Address: 455 S HAMILTON COURT 
 

Legal Description: A CONDOMINIUM LOT 603, AVALON PENTHOUSES 
Tax Account No.: R045900160 
State ID No.: 1S1E15BA 80008 
Quarter Section: 3529,3530 
Neighborhood: South Portland NA., contact at landuse@southportlandna.org 
Business District: South Portland Business Association, contact 

info@southportlanddba.com. 
District Coalition: Office of Community & Civic Life, contact Leah Fisher at 

leah.fisher@portlandoregon.gov 

Plan District: Central City - South Waterfront; Macadam Plan District 

mailto:staci.monroe@portlandoregon.gov
http://www.portlandonline.com/bds/index.cfm?c=46429
mailto:steveng@gswarchitects.net
mailto:landuse@southportlandna.org
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mailto:leah.fisher@portlandoregon.gov


 

Zoning: CXd,g, Central Commercial with Design and Greenway – River General 
Overlays 
CM2deg*, Commercial/Mixed Use 2 with Design, River – River 
Environmental, and River – River General Overlay 
CM2dg*, Commercial/Mixed Use 2 with Design and River – River 
General Overlays 

Case Type: DZ – Design Review 
Procedure: Type II, an administrative decision with appeal to the Design 

Commission. 
 

Proposal: 
The applicant requests design review for exterior alterations to a sixth-floor unit of the Avalon 
Hotel Condominium. The site located within both the Central City and Macadam Plan 
Districts. Exterior alterations include: 

 Replacement of all existing insulated glazing units with new aluminum frames and 
insulated glazed units (Marvin Ultimate Series).  The original proposal and decision 
were to replace the glazing only and keep the aluminum frames.   

 Addition of two fireplace exhaust louvers on the south elevation. 

 Replacement of all existing aluminum sliding doors with new aluminum sliding doors, 
fixed windows, and one folding door system. 

Though the subject site lies in both the CX and CM2 zones, and in “g”, “e” and “g*” overlay 
zones, and within both the Central City Plan District (South Waterfront subdistrict) and the 
Macadam Plan District, the subject building and area of work are located entirely within the 
CX zone, the “g” overlay, and the Central City Plan District. Therefore, only those applicable 
guidelines will be used. 

 
Design Review is necessary because the proposal is for exterior alterations in a Design Overlay 
Zone that does not meet the exemptions of Section 33.420.045. 

A South Waterfront Greenway Review is not required as the area of work does not occur within 
the Greenway Setback Area per Section 33.510.253.E.1. 

Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 33. The 
relevant criteria are: 
 Central City Fundamental Design 

Guidelines 
 South Waterfront Design Guidelines 

 
ANALYSIS  

Site and Vicinity: The subject site is located at the south end of the South Waterfront 
Subdistrict of the Central City Plan District. The site is occupied by the seven-story River’s 
Edge Hotel (formerly Avalon Hotel). The site is located on the Willamette Greenway and 
Greenway Trail and is adjacent to other river-facing service and office uses. These buildings are 
located at the base of a steep hill below (and to the east of) SW Macadam Avenue, at between 
30’ to 40’ above sea level. The same hill continues its rise west of SW Macadam and across I-5. 

 
The site is bounded on the south by SW Hamilton Ct (a private street) [Local Service Bikeway, 
Local Service Walkway, Minor Emergency Response Street], on the west by a private street 
extension of SW Moody Avenue and the Shoreline Railroad/Lake Oswego Trolley Line [Regional 
Transitway/Major Transit Priority Street], on the east by the Willamette River, and on the north 
by the River Forum Two office building. The regional transportation systems plan shows an off- 
street pedestrian and bicycle pathway cutting through the site, connecting the greenway trail to 
the north with a future trail along the railroad line. 

 
Zoning: The Central Commercial (CX) zone is intended to provide for commercial development 



 

within Portland's most urban and intense areas. A broad range of uses is allowed to reflect 
Portland's role as a commercial, cultural and governmental center. Development is intended to 
be very intense with high building coverage, large buildings, and buildings placed close 
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe 
and attractive streetscape. 

 
The Design overlay zone ensures that Portland is both a city designed for people and a city in 
harmony with nature. The Design overlay zone supports the city’s evolution within current and 
emerging centers of civic life. The overlay promotes design excellence in the built environment 
through the application of additional design standards and design guidelines that: 

 Build on context by enhancing the distinctive physical, natural, historic and cultural 
qualities of the location while accommodating growth and change; 

 Contribute to a public realm that encourages social interaction and fosters inclusivity in 
people’s daily experience; and 

 Promotes quality and long-term resilience in the face of changing demographics, climate 
and economy. 

 
The Greenway Overlay Zones, designated as “g”, “i”, “n”, “q” or “r” are intended to protect, 
conserve, enhance, and maintain the natural, scenic, historical, economic, and recreational 
qualities of lands along Portland's rivers; establish criteria, standards, and procedures for the 
development of land, change of uses, and the intensification of uses within the greenway; 
increase public access to and along the Willamette River for the purpose of increasing 
recreational opportunities, providing emergency vehicle access, assisting in flood protection 
and control, providing connections to other transportation systems, and helping to create a 
pleasant, aesthetically pleasing urban environment; implement the City's Willamette Greenway 
responsibilities as required by ORS 390.310 to 390.368; and implement the water quality 
performance standards of Metro’s Title 3. 

 The River General “g” allows for uses and development which are consistent with the 
base zoning, which allow for public use and enjoyment of the waterfront, and which 
enhance the river's natural and scenic qualities. 

 
The Central City Plan District implements the Central City Plan and other plans applicable to 
the Central City area. These other plans include the Downtown Plan, the River District Plan, 
the University District Plan, and the Central City Transportation Management Plan. The 
Central City plan district implements portions of these plans by adding code provisions which 
address special circumstances existing in the Central City area. The site is within the South 
Waterfront Subdistrict of this plan district. 

 
Land Use History: City records indicate the following prior land use reviews for this site. 
 LU 89-004960 (Ref #: DZ 62-89): Design review approval for a satellite dish. 
 LU 89-005554 (Ref #: GP 15-89): Approval for a satellite dish. 
 LU 93-010730 GW DZ (Ref #: LUR 93-00731): Design review and greenway review approval 

with conditions for restaurant remodel. 
 LU 95-012173 DZ (Ref #: LUR_95-00280): Voided proposal for patio and deck addition to 

restaurant. 
 LU 96-013899 GW DZ (Ref #: LUR 96-01012): Design review and greenway review approval 

for new patio area, landscaping, and exterior doorway and steps. 
 LU 97-014707 DZ GW (Ref #: LUR 97-00661): Withdrawn proposal for 7-story 

hotel/condominium building. 
 LU 97-015042 DZ GW (Ref #: LUR 97-00996): Design review and greenway review denial of 

proposed hotel and spa. (initially approved by Design Commission; appeal brought to City 
Council by Corbett/Terwilliger/Lair Hill Neighborhood Association). 

 LU 98-015483 DZ (Ref #: LUR 98-00177): Design review approval with conditions for 7- 
story hotel and spa. (appeal brought by Corbett/Terwilliger/Lair Hill Neighborhood 
Association and denied by City Council.) 

 LU 99-016662 DZ (Ref #: LUR 99-00257): Design review approval for modifications to the 
approved design of the Avalon Hotel. 



 

 LU 00-006912 DZM (Ref #: LUR 00-00357): Design review with modifications approval for 
alterations to the approved design of the Avalon Hotel and access paths. 

 LU 01-007606 GW (Ref #: LUR 01-00207): Greenway review approval with conditions for 
first phase of west side CSO improvements for SWPI sewer pipe installation. 

 LU 05-160730 DZ: Approval for new wireless communication facility within a stealth 
enclosure. 

 LU 06-178977 GW: Greenway review approval of exterior alterations to the Rivers 
Restaurant. 

 LU 16-184028 DZ: Design review approval of 6 new panel radio frequency antennas, 
replacing 9 existing radio frequency antennas, on the River’s Edge Hotel & Spa Building. 

 LU 22-104467 DZ: Pending Design Review for railing replacement. 
 

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed July 5, 2022. The 
following Bureaus have responded with no issues or concerns: 
 Life Safety Plan Review Section of BDS (Exhibit E1) 
 Fire Bureau 
 Site Development Section of BDS 

 
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 5, 2022. 
No written responses have been received from either the Neighborhood Association or notified 
property owners in response to the proposal. 

 
ZONING CODE APPROVAL CRITERIA  

Chapter 33.825 Design Review 
Section 33.825.010 Purpose of Design Review 
Design review implements the Design overlay zone, strengthening these areas as places 
designed for people. Design review supports development that builds on context, contributes to 
the public realm, and provides high quality and resilient buildings and public spaces. 

 
Section 33.825.055 Design Review Approval Criteria 
A design review application will be approved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area. 

 
Findings: The site is designated with a design (d) overlay zone, therefore the proposal 
requires Design Review approval. Because of the site’s location, the applicable design 
guidelines are the Central City Fundamental Design Guidelines and the South 
Waterfront Design Guidelines. 

 
Central City Plan Design Goals 

1. Encourage urban design excellence in the Central City; 
2. Integrate urban design and preservation of our heritage into the development process; 
3. Enhance the character of the Central City’s districts; 
4. Promote the development of diversity and areas of special character within the Central 

City; 
5. Establish an urban design relationship between the Central City’s districts and the 

Central City as a whole; 
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians; 
7. Provide for the humanization of the Central City through promotion of the arts; 
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous; 
9. Ensure that new development is at a human scale and that it relates to the scale and 

desired character of its setting and the Central City as a whole. 
 

South Waterfront Design Goals 
The South Waterfront Design Guidelines and the Greenway Design Guidelines for the South 
Waterfront supplement the Central City Fundamental Design Guidelines. These two sets of 
guidelines add layers of specificity to the fundamentals, addressing design issues unique to 



 

South Waterfront and its greenway. 
 

The South Waterfront Design Guidelines apply to all development proposals in South 
Waterfront within the design overlay zone, identified on zoning maps with the lowercase letter 
“d”. These guidelines primarily focus on the design characteristics of buildings in the area, 
including those along Macadam Avenue, at the western edge, to those facing the greenway and 
river. 

 
The Greenway Design Guidelines for the South Waterfront apply to development within the 
greenway overlay zone, identified on zoning maps with a lowercase “g”. These design guidelines 
focus on the area roughly between the facades of buildings facing the river and the water’s 
edge. 

 
South Waterfront Design Guidelines and Central City Fundamental Design Guidelines 
The Central City Fundamental Design and the South Waterfront Design Guidelines and the 
Greenway Design Guidelines for South Waterfront focus on four general categories. (A) 
Portland Personality, addresses design issues and elements that reinforce and enhance 
Portland’s character. (B) Pedestrian Emphasis, addresses design issues and elements that 
contribute to a successful pedestrian environment. (C) Project Design, addresses specific 
building characteristics and their relationships to the public environment. (D) Special Areas, 
provides design guidelines for the four special areas of the Central City. 

 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 

 
B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement. 
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer 
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical 
exhaust routing systems, and/or service areas in a manner that does not detract from the 
pedestrian environment. 
C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building 
elements to surrounding points of interest and activity. Size and place new buildings to protect 
existing views and view corridors. Develop building façades that create visual connections to 
adjacent public spaces. 
C2. Promote Quality and Permanence in Development. Use design principles and building 
materials that promote quality and permanence. 
C3. Respect Architectural Integrity. Respect the original character of an existing building 
when modifying its exterior. Develop vertical and horizontal additions that are compatible with 
the existing building, to enhance the overall proposal’s architectural integrity. 
C5. Design for Coherency. Integrate the different building and design elements including, 
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and 
lighting systems, to achieve a coherent composition. 

 
Findings for B2, C1, C2, C3 & C5: The proposal addresses these guidelines as 
follows: 

 The replacement glass and doors maintain the existing visual access to the 
pedestrian level which provides passive surveillance on the pedestrian realm. This 
passive surveillance benefits the pedestrian by increasing local security and safety. 

 The new folding door, sliding doors, and fixed picture windows and frames 
proposed will maintain existing views of and active participation with the 
Willamette River, Ross Island Bridge, Sellwood Bridge, and West Hills. 

 The two new fireplace exhausts located on the sixth floor of the south side of the 
building incorporates needed mechanical exhaust in a manner that does not detract 
from the pedestrian environment and is well integrated. The proposed locations 
blend in with existing architectural mechanical rhythms on the south façade. The 
low profile louver is flush with the stucco wall and will be painted to match the 



 

surround surface. 

 The replacement of all the currently failing sliding doors on the façade of the 
condominium unit with include new high-quality products (Marvin’s window and 
sliding door systems and Activwall’s folding door system) that promote quality and 
permanence. 

 
 The new windows and doors closely match existing frame profiles and finishes while 

the custom integrated mullion system mimics the horizontal language and hierarchy 
of the building façade’s existing transom windows. 

 The proposal maintains the proportions and appearance of the existing industrial 
windows. The new windows and door systems will seamlessly integrate into the 
existing building framework to mimic existing conditions. 

 
These guidelines are met. 

 
DEVELOPMENT STANDARDS  

Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this review process. The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit. 

 
CONCLUSIONS  

The design review process implements the Design overlay zone, strengthening these areas as 
places designed for people. Design review supports development that builds on context, 
contributes to the public realm, and provides high quality and resilient buildings and public 
spaces. The proposal meets the applicable design guidelines and therefore warrants approval. 

 
ADMINISTRATIVE DECISION  

Approval of replacement glazing and sliding doors and the addition of two fireplace vents, per 
the approved site plans, Exhibits C-10 through C-18, signed and dated 9/7/22 subject to the 
following conditions: 

 
A. As part of the building permit application submittal, the following development-related 

conditions (B through C) must be noted on each of the 4 required site plans or included as 
a sheet in the numbered set of plans. The sheet on which this information appears must 
be labeled "ZONING COMPLIANCE PAGE - Case File LU 22-155323 DZ." All requirements 
must be graphically represented on the site plan, landscape, or other required plan and 
must be labeled "REQUIRED." 

 
B. At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits. 

 
C. No field changes allowed. 

 
 

Staff Planner: Staci Monroe 
 
 

Decision rendered by: _____________________________________________ on 9/7/22 
By authority of the Director of the Bureau of Development Services 

https://www.portlandoregon.gov/bds/article/623658


 

 
Decision mailed: 9/9/22 

 
About this Decision. This land use decision is not a permit for development. Permits may 
be required prior to any work. Contact the Development Services Center at 503-823-7310 for 
information about permits. 

 
Procedural Information. The application for this land use review was submitted on June 22, 
2022, and was determined to be complete on June 30, 2022. 

 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under 
the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days. Therefore, this 
application was reviewed against the Zoning Code in effect on June 22, 2022. 

 
ORS 227.178 states the City must issue a final decision on Land Use Review applications 
within 120-days of the application being deemed complete. The 120-day review period may be 
waived or extended at the request of the applicant. In this case, the applicant did not waive or 
extend the 120-day review period. Unless extended by the applicant, the 120 days will 
expire on 10/28/22. 

 
Some of the information contained in this report was provided by the applicant. 
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met. The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this 
information only where the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the 
decision of the Bureau of Development Services with input from other City and public agencies. 

 
Conditions of Approval. If approved, this project may be subject to a number of specific 
conditions, listed above. Compliance with the applicable conditions of approval must be 
documented in all related permit applications. Plans and drawings submitted during the 
permitting process must illustrate how applicable conditions of approval are met. Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such. 

 
These conditions of approval run with the land, unless modified by future land use reviews. 
As used in the conditions, the term “applicant” includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review. 

 
Appealing this decision. This decision may be appealed to the Design Commission, and if 
appealed a hearing will be held. The appeal application form can be accessed at 
https://www.portlandoregon.gov/bds/45477. Appeals must be received by 4:30 PM on 
9/23/22. The completed appeal application form must be emailed to 
LandUseIntake@portlandoregon.gov and to the planner listed on the first page of this 
decision. If you do not have access to e-mail, please telephone the planner listed on the front 
page of this notice about submitting the appeal application. An appeal fee of $250 will be 
charged. Once the completed appeal application form is received, Bureau of Development 
Services staff will contact you regarding paying the appeal fee. The appeal fee will be refunded 
if the appellant prevails. There is no fee for Office of Community and Civic Life recognized 
organizations for the appeal of Type II and IIx decisions on property within the organization’s 
boundaries. The vote to appeal must be in accordance with the organization’s bylaws. Please 
contact the planner listed on the front page of this decision for assistance in filing the appeal 
and information on fee waivers. Please see the appeal form for additional information. 

 

https://www.portlandoregon.gov/bds/45477
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If you are interested in viewing information in this file, please contact the planner listed on the 
front of this notice. The planner can email you documents from the file. A fee would be 
required for all requests for paper copies of file documents. Additional information about the 
City of Portland, and city bureaus is available online at https://www.portland.gov. A digital 
copy of the Portland Zoning Code is available online at 
https://www.portlandoregon.gov/zoningcode. 

 
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing. The decision of the Design Commission is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact 
LUBA at 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 
for further information. 

 
Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on 
that issue. Also, if you do not raise an issue with enough specificity to give the Design 
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that 
issue. 

 
Recording the final decision. 
If this Land Use Review is approved the final decision will be recorded with the Multnomah 
County Recorder. 
• Unless appealed, the final decision will be recorded after 9/23/22 by the Bureau of 

Development Services. 
 

The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder. 

 
For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503-823-0625. 

 
Expiration of this approval. An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun. 

 
Where a site has received approval for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time. 

 
Applying for your permits. A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project. At the time they apply for a permit, 
permittees must demonstrate compliance with: 
• All conditions imposed herein; 
• All applicable development standards, unless specifically exempted as part of this land use 

review; 
• All requirements of the building code; and 
• All provisions of the Municipal Code of the City of Portland, and all other applicable 

ordinances, provisions and regulations of the City. 
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EXHIBITS 
NOT ATTACHED UNLESS INDICATED 

 
A. Applicant’s Statement 

1. Project narrative & approval criteria responses 
B. Zoning Map (attached) 
C. Plans/Drawings: 

1. Site Plan – not approved 
2. Existing West Elevation – not approved 
3. Enlarged Plan and West Elevation – not approved 
4. Existing East Elevation – not approved 
5. Enlarged Plan and East Elevation – not approved 
6. Proposed South Elevation – not approved 
7. Door specs – not approved 
8. Mullion specs – not approved 
9. Louver wall sections – not approved 
10. Site Plan (attached) 
11. Existing West Elevation  
12. Enlarged Plan and West Elevation (attached) 
13. Existing East Elevation  
14. Enlarged Plan and East Elevation (attached) 
15. Proposed South Elevation (attached) 
16. Door specs  
17. Mullion specs  
18. Louver wall sections  

D. Notification information: 
1. Mailing list 
2. Mailed notice 

E. Agency Responses: 
1. Life Safety Plan Review Section of BDS 

F. Correspondence: none 
G. Other: 

1. Original LU Application 
 

The Bureau of Development Services is committed to providing equal access to 
information and hearings. Please notify us no less than five business days prior to the 
event if you need special accommodations. Call 503-823-7300 (TTY 503-823-6868) 
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